
   
 

   
 

LARGE-SCALE BEACHFRONT CONSTRUCTION  
CONSTRUCTION, MITIGATION, AND COMPENSATION 

CASE BD8951 
 

APPLICANT & SUBJECT PROPERTY 

Owner: Mustang Island LLC 
Applicant: CSC Construction & Consulting Services, LLC  
Address: 7213 State Highway 361, located along the east side of State Highway 361, south of 
Beach View Drive and north of La Concha Boulevard. 
Legal Description: 29.99 acres out of Waterbury JW Survey 596, LS 167 
Plat Status: The property is not platted. 
Acreage of Subject Property: 24.99 
Code Violations: None.   

PURPOSE OF REQUEST 

The purpose of the request is for the construction of a 10-foot-wide by approximately 450-foot-
long dune walkover and mitigation and compensation to prepare a site for future development, 
seaward of the Beachfront Construction Line and Dune Protection Line.  
The Beachfront Construction Certificate Application indicates an adverse impact of 4,755 cubic 
yards of dunes and 79,833 square feet of dune vegetation, with on-site compensation for 4,210 
cubic yards of dunes and 68,668 square feet of dune vegetation, and in-place mitigation of 
1,263 cubic yards of dunes and 11,363 square feet of dune vegetation. Refer to Attachment C. 

PUBLIC HEARINGS & NOTIFICATIONS 

Planning Commission March 18, 2026 
42 Notices mailed to property owners within 200 feet of the subject property 
0 In Opposition 0 In Favor 
0 In Opposition 0 Individual Property Owners in Opposition 

APPLICABLE STATE STATUES, LOCAL CODES, AND ORDINANCES 

Construction Activities, Tex. Nat. Res §61.001, Corpus Christi Municipal Code §10-1 
Defines “Construction Activities” as means causing or carrying out any building, bulkheading, 
filling, clearing, excavation, or substantial improvement to land or the size of any structure. 
"Building" includes, but is not limited to, all related site work and placement of construction 
materials on the site. "Filling" includes, but is not limited to, disposal of dredged materials. 
"Excavation" includes, but is not limited to, removal or alteration of dunes and dune vegetation 
and scraping, grading, or dredging a site. "Substantial improvements to land or the size of any 
structure" include, but are not limited to, the creation of vehicular or pedestrian trails, landscape 
work that adversely affects dunes or dune vegetation, and increasing the size of any structure. 
 
 
Dune Protection Line, Tex. Nat. Res §62.051 
Defines the “Dune Protection Line” as a line within 1,000 feet landward of the mean high tide of 
the Gulf of Mexico.  



   
 

 
 

Requires construction seaward of the “Dune Protection Line” to apply for a Dune Protection 
Permit. Jurisdiction: Nueces County for properties in Nueces County, City of Corpus Christi for 
Kleberg County. 
 
Beachfront Construction Line, Tex. Nat. Res §61.015, Corpus Christi Municipal Code 
§10.15, and UDC §3.14 
Defines the “Beachfront Construction Line” as a line within 1,000 feet landward of the mean 
high tide or seaward of the first public road, whichever is greater.  
 
Requires construction seaward of the Beachfront Construction Line to apply for a Beachfront 
Construction Certificate. Jurisdiction: City of Corpus Christi 
 
 
Erosion Area Line 
Corpus Christi Municipal Code §10.1 
Defines the “Erosion Area Line” as an imaginary line projected landward from the vegetation 
line into the future for a period of fifty (50) years determined by multiplying fifty (50) years by 
annual historical erosion or two hundred (200) feet, whichever is greater.  
 
Requires construction seaward of the Erosion Area Line to apply for a Beachfront 
Construction Certificate. Jurisdiction: City of Corpus Christi (Beach/Dune Committee of the 
Planning Commission) 
 

 
 

 
Background:  
The Beachfront Construction Certificate application on file with Development Services is for 
construction activities at the portion of the property along the gulf, and includes a dune 
walkover, compensation, and mitigation sites, due to impacts resulting from the grading and 
construction of beachfront and RV lots, roadways, a dune walkover and its associated lookout 
platform, and the walkover construction buffer.  Refer to Attachment B Master Development 
Site Plan and Attachment C Proposed Construction, Mitigation, and Compensation Map.  
 
Due to constraints of several kinds, Development Services has accepted and forwarded the 
application, which only reflects a portion of the development in the Nueces County Parks 
approved Dune Protection Permit Parks for the entire planned community. Refer to Attachment 
D Dune Protection Permit. 
 
Generally, the property is located along the east side of State Highway 361, out of the Mustang 
Island area, and 2 miles north of the Mustang Island State Park. The 27.94-acre parent tract is 
tied to a large mixed-use coastal development set to include residential -Household Living 
(Single-Family)- uses, commercial -Retail Sales and Services/Restaurant- uses, and 
commercial -Overnight Accommodation (Hotel)- use.  It also includes the dune walkover for 
which this Beachfront Construction Certificate was sought. 
 
The details of the construction activities are a 10-foot-wide by approximately 40-foot-long dune 
walkover and preparation for the portion of the site along the gulf for future development, in the 
process adversely impacting  4,755 cubic yards of dunes and 79,833 square feet of dune 
vegetation, with on-site compensation for 4,210 cubic yards of dunes and 68,668 square feet 



   
 

   
 

of dune vegetation, and in-place mitigation of 1,263 cubic yards of dunes and 11,363 square 
feet of dune vegetation. Refer to Attachment C Proposed Construction, Mitigation, and 
Compensation Map.  
 
Through coordination with Nueces County and the Texas General Land Office (GLO), the 
applicant has revised the project multiple times to reduce dune impacts to avoid additional 
impacts and preserve the largest critical dune on the property. Despite those efforts, the 
project will still carry considerable impacts, triggering the need for mitigation and compensation 
to offset impacts.  
 
Staff Analysis:  
Staff reviewed the subject property’s background information and the applicant’s purpose for 
the request.  Staff also observed that all the required findings for the Concurrent Beach/Dune 
Committee have been adequately met and the General Land Office’s comments have been 
satisfied. 
 
Staff Recommendation:  
After evaluation of the permit request information, supplemental documentation, and review of 
the proposed comprehensive compensation and mitigation plan, staff recommends approval 
of the Small-Scale Beachfront Construction Certificate. 
 
Attachment(s):  
(A) Existing Property Aerial Map  
(B) Master Development Site Plan 
(C) Proposed Construction, Mitigation, and Compensation Map 
(D) General Land Office Comments 
(E) Approved DPP from Nueces County Parks 
  



   
 

 
 

(A) Exiting Property Aerial Map 
 

 
  



   
 

   
 

 
(B) Master Development Site Plan 

 

 



   
 

 
 

(C) Proposed Construction, Mitigation, and Compensation Map 
 

 

 
  



   
 

   
 

(D) General Land Office Comments 

 



   
 

 
 

 
  



   
 

   
 

(E) Dune Protection Permit 
 

 

 
 



   
 

 
 

 



   
 

   
 

 



   
 

 
 

 

 


